
January, 2020 

 

County-Wide Housing Needs Assessment – 2025. 

“SNAPSHOT” 
PREPARED FOR: 

 PREPARED BY: 

Phillips County & Communities, Colorado 



 PARTICIPANTS. 

 

Phillips County & Communities, Colorado  

County-Wide Housing Needs Assessment - 2025. 
 

 

“SNAPSHOT” 

PHILLIPS COUNTY & COMMUNITIES, COLORADO 

COUNTY-WIDE HOUSING NEEDS ASSESSMENT 

2025. 

 
 
 

PHILLIPS COUNTY ECONOMIC DEVELOPMENT 
 

Trisha Herman, Executive Director 

 

PHILLIPS COUNTY HOUSING STEERING COMMITTEE 
  

Janelle Krueger Tom Bennett 

Olga Sullivan Russ Anderson 

Kyle Stumpf Corey Zeiler 

Darcy Garretson Mark Brown 

Trampas Hutches Julie Wiebke 

Pam Jensen Shannon Schlachter 

  

 

 

 

This Phillips County-Wide Housing Needs Assessment was 

prepared for Phillips County Economic Development. The 

Housing Needs Assessment was completed by Hanna:Keelan 

Associates, P.C., with the guidance and direction of the Phillips 

County Housing Steering Committee. 



 SNAPSHOT. 

 

 
Phillips County & Communities, Colorado  

County-Wide Housing Needs Assessment - 2025 
Page 1 

 

 

 

 

 
 

This County-Wide Housing Needs Assessment provides statistical and narrative data identifying a housing profile 

and demand analysis for Phillips County, Colorado, including each Community, as well as the rural areas of Phillips 

County, identified in this Assessment as the “Balance of County.” 

 

The Assessment describes the past, present and projected demographics, economic and housing conditions in the County 

and includes a “Five-Year Housing Action Plan,” identifying recommended near-future housing projects. 

 

The Housing Assessment was prepared for governmental entities and both public and private/non-profit businesses and 

development entities within Phillips County and the surrounding areas, on behalf of Phillips County Economic 

Development (PCED), by Hanna:Keelan Associates, P.C., a Nebraska-based community planning and research 

consulting firm.  A County-Wide Housing Steering Committee consisting of local housing stakeholders, as well as the 

general citizenry of Phillips County, provided invaluable information throughout the development of this Housing Needs 

Assessment.   

 

The Phillips County & Communities County-Wide Housing Needs Assessment is comprised of information obtained 

from both public and private sources. All demographic, economic and housing data for the County and each Community were 

derived from the U.S. Census and the 2013-2017 American Community Survey. The projection of demographic, economic 

and housing data was completed by the Consultant, with the use of these and secondary data sources. 

 

To facilitate effective planning and implementation activities, housing demand projections were developed for 

a five-year period.  The implementation period for this Housing Needs Assessment will be January, 2020, to 

January, 2025. 

 

INTRODUCTION. 
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Table A, Page 3, identifies the estimated housing target demand for Phillips County and each Community, by 

2025. Community leadership and local housing stakeholders and providers need to be focused on this housing target 

demand and achieving reasonable goals that will effectively increase the quantity and quality of housing throughout 

Phillips County.   

 

The total estimated housing unit target demand in Phillips County, by 2025, is 89 housing units, including 57 

owner and 32 rental units, at an estimated development cost of $18.5 Million. An estimated 46 percent of the total 

target demand should be focused on housing rehabilitation activities, including purchasing, rehabilitating and reselling 

or re-renting existing housing units. 

 

The City of Holyoke has the greatest demand for new 

construction and housing rehabilitation activities in 

Phillips County by 2025. An estimated 48 total units, 

including 26 owner and 22 rental units should be built 

in Holyoke, at an estimated target budget of $8.6 Million.  

Of the 48 new housing units, an estimated six units 

should be targeted for the Downtown, consisting of two 

owner and four rental housing units.  

 

The Community of Haxtun has a total estimated housing 

unit target demand of 17 units, including nine owner 

and eight rental units, at an estimated target budget of 

$3.1 Million. Both Haxtun and Holyoke should consider 

the annexation of existing/developed residential areas, to 

assist in meeting their respective target demand. 

 

 
 

 

HOUSING UNIT TARGET DEMAND. 
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 TABLE A 

 ESTIMATED HOUSING UNIT TARGET DEMAND* 

 PHILLIPS COUNTY & COMMUNITIES, COLORADO 

 2025 

  Est. Total 

Housing Unit 

Target Demand 

Est. Required 

Target Budget 

(Millions) 
 

Owner Rental 

Phillips County: 57 32 89 $18.5 

Haxtun: 9 8 17 $3.1 

Holyoke**: 26 22 48 $8.6 

  Paoli: 1 2 3 $0.6 

Balance of County: 21 0 21 $6.2 

 

*Based upon new households, affordable housing for cost burdened households, replacement of occupied 

substandard/dilapidated housing stock (including housing stock experiencing plumbing, overcrowded 

conditions), absorb housing vacancy deficiency of structurally sound housing units, build for “pent-up” 

demand and calculation for local housing development capacity (35%). 

 

**Includes Downtown Housing Potential: 

      Holyoke: Six Units; Two Owner/four Rental. 

 

NOTE: Housing development activities in the County should include an estimated 54% new 

construction and 46% purchase-rehab/resale or re-rent housing activities. 

 

  Source: Hanna:Keelan Associates, P.C., 2020.   
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The following Phillips County-Wide Housing Goals, Action Steps and Planning Initiatives represent the benchmark of 

this Phillips County Housing Needs Assessment. Housing Goals are broad statements for defining and addressing the 

general housing issues, opportunities and needs of Phillips County. Action Steps strive to assemble the necessary 

Partnerships and funding opportunities for housing development and rehabilitation activities, while Planning Initiatives 

highlight housing development/preservation programs, which are further defined in the Phillips County Five-Year 

Housing Action Plan. 

 

The following Housing Goals, Action Steps and Planning Initiatives are the product of both quantitative and 

qualitative research activities performed in Phillips County. Quantitative research activities included the compilation, 

analysis and projection of pertinent population, economic, income and housing data, all in an effort to understand the recent 

past, present and future housing needs and target demand for the individuals and families of Phillips County. 

 

Qualitative research activities included the collection of invaluable housing information from the local housing stakeholders 

and general citizenry of Phillips County, via a series of meetings with a Housing Steering Committee, public Community 

Housing Discussions and the implementation of two Surveys: a Citizen Housing Survey and a Workforce Housing Needs 

Survey. 

 

The Phillips County-Wide Housing Goals, Action Steps and Planning Initiatives are divided into Four Primary 

categories: 

 

1. Housing Partnerships & Housing Education. 

2. Housing Development, Rehabilitation & Preservation. 

3. Impediments/Barriers to Fair Housing.   

4. Housing Study Implementation & Review. 

 

 

 

 

 

 

HOUSING GOALS, ACTION STEPS & PLANNING INITIATIVES . 
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Goal 1: Housing Partnerships & Housing Education. 
 

Goal 1.1 – Establish a Phillips County-Wide Housing Partnership (PC-WHP). The PC-WHP should consist of both 

local public and private sector entities, to actively assist in meeting the housing needs and demands of all 

income and family sector types in Phillips County. The creation of a PC-WHP would maximize the opportunity 

to safely house all individuals and families in appropriate, affordable owner and rental housing types 

throughout the County. The PC-WHP would also take the lead role in encouraging and securing financing for 

housing development and preservation programs in Phillips County. 

 

 Action Step 1: Define the PC-WHP with a “mission statement” that meets the selected housing cause or purpose, as 

it relates to the identified housing needs and demands of Phillips County. 

 

 Action Step 2: Recruit local persons and organizations that meet or match the defined PC-WHP “mission statement.” 

 

 Action Step 3:  Select and prioritize housing programs of both new construction and housing preservation for the 

Phillips County Five-Year Housing Action Plan, based upon the selected PC-WHP “mission statement.” 

 

 Planning Initiative 1: The PC-WHP should first and foremost be comprised of existing area organizations, including, 

but not limited to Phillips County Economic Development, Haxtun Chamber of Commerce, Holyoke Chamber of 

Commerce, local Housing Authorities, Northeast Colorado Housing, Northeastern Colorado Association of Local 

Governments and the Colorado Office of Economic Development and International Trade, along with local major 

employers, bankers and housing developers/contractors. 

 

 Planning Initiative 2: The PC-WHP will assist in implementing housing programs of greatest need in Phillips County, 

as identified in the Five-Year Housing Action Plan. This would include meeting the housing needs and demands of 

the following priority household sectors/types: 

 

 Housing for the local workforce, for both new and existing employees. 

 

 Both owner and rental housing for households of all income ranges and ages. 

 

 Owner and rental housing rehabilitation activities for existing, substandard/dilapidated housing. 
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 Both temporary and permanent emergency housing for “special needs” populations, including, but not limited to 

persons and families with mobility and/or cognitive disabilities, homeless and near-homeless, victims of domestic 

abuse, single parent households, multi-generational households, new American households and Veterans. 

 

 General housing redevelopment, rehabilitation and preservation. 

 

 Explore the implementation of alternative housing development options, including tiny and/or small houses. 

 

 Planning Initiative 3: The PC-WHP will need to create local housing funding initiatives, such as a Phillips County 

Housing Investment Trust Fund (HITF), to assist in providing “gap” financing for proposed affordable housing 

development and rehabilitation programs in Phillips County. For-profit, non-profit and philanthropic organizations, as 

well as commitments from major employers and local Foundations should be primary contributors. The Phillips County 

HITF could potentially be utilized to assist in funding the following activities: 

 

 Investment funding for individual owner and rental housing rehabilitation programs. 

 

 A community purchase-rehab-resale and re-rent program. Vacated housing on the real estate market in need of 

rehabilitation could be purchased by the PC-WHP, or a local economic development entity, for the purpose of being 

rehabilitated into a viable, livable housing unit for persons and families generally of moderate income. The house 

is then put back on the market for sale by a local realtor or other housing-related agency. 

 

 Gap financing and/or developer incentives for the construction of new, affordable housing units. 

 

 Down payment and closing cost assistance via low- or no-interest loans for persons and families purchasing a home 

in Phillips County. Housing purchase price maximums and household income thresholds can be determined by the 

PC-WHP. 

 

 First or second mortgage assistance for prospective or current homeowners, including reduced rate or deferred 

payment loans. 

 

 Planning Initiative 4: Create a local Land Trust/Land Bank Program, potentially to operate as a 501(c)3 

organization with a Board of Directors, as a sub-group of the PC-WHP. The Land Trust/Land Bank will need to acquire 

developed or developable properties, via foreclosure or donation, to be repurposed and/or reutilized for new development 

projects, including housing. 
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Goal 1.2 – Elevate the “housing intelligence” of Phillips County, by providing the appropriate learning systems 

for educating members of the PC-WHP on the processes of housing financing and development, including 

appropriate methods for prioritizing both new construction and housing rehabilitation programs throughout 

the County.   

 

 Action Step 1: Plan and implement a “housing” educational component, to both advocate for and assist in implementing 

needed housing programs in Phillips County, as identified in the Five-Year Housing Action Plan.  

 

 Action Step 2:  Understand the working connection between the Phillips County Housing Needs Assessment and 

other, current, local planning initiatives that will, in some capacity, have an impact on the future development, 

rehabilitation and preservation of both the current and future housing stock in Phillips County Communities. 

 

 Planning Initiative 1.  Design and provide a “Housing Education Program” to address pertinent housing 

development topics including, but not limited to housing need recognition, housing advocacy, homeowner and tenant 

responsibilities, housing financial planning and housing development. 

 

 Planning Initiative 2.  Train local community and housing stakeholder leadership to monitor and understand local, 

State and Federal housing legislative proposals and policies that could impact housing programs in Phillips County 

Communities, as identified in the Five-Year Housing Action Plan. 

 

 

Goal 2: Housing Development, Rehabilitation & Preservation. 
 

Goal 2.1 – Address the overall housing development needs of both owner- and renter households, of all age and 

income sectors, of varied price points/products.  The overall housing unit target demand for Phillips County’s 

general population/households, by 2025, is an estimated 89 housing units, consisting of 57 owner units and 32 

rental units.  In the City of Holyoke, the projected housing unit target demand of 48 total units will require an 

estimated 27.6 acres of land area, by 2025. An estimated 8.4 acres of land area will be required to meet the 

projected housing unit target demand of 17 units for the Town of Haxtun. 

 

 Action Step 1: With the assistance of a Phillips County Land Trust/Land Bank, purchase and secure developable 

lots necessary for housing development opportunities. 
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 Action Step 2: Create an Incentive Program for local 

developers and contractors to utilize in the development of 

both owner and rental housing of all price points in Phillips 

County. This could include impact and development fee 

waivers, modifying any existing height restrictions and/or 

floor-area-ratios, reduced lot and/or infrastructure costs, 

materials purchase assistance, etc. 

 

 Action Step 3:  New housing development projects in 

Phillips County Communities should utilize place-based 

development components, whereby development supports 

each community’s quality of life and availability of resources 

including, but not limited to: public safety, community 

health, education and cultural elements. 

 

 Planning Initiative 1: A Community or County-Wide Land Trust/Land Bank should concentrate on acquiring 

developable lots in close proximity to major employment centers, to develop housing for both local and community 

employees. 

 

 Planning Initiative 2:  Target up to 51 housing units, including 45 owner and six rental units, for persons of middle 

to upper income at or above 81 percent of the Area Median Income (AMI). Housing in this AMI range will have 

an average purchase price at or above $225,500 and an average affordable monthly rent of $965. These housing units are 

generally affordable to people who have the approved credit to finance the purchase of a lot or tract of land and build a 

house without additional financial assistance. 

 

 Planning Initiative 3:  A total of 21 housing units, including seven owner and 14 rental units, for persons of 

moderate income, or between 61 and 80 percent AMI, should be targeted for construction in Phillips County over the 

next five years. These housing units should have an average purchase price of approximately $155,500 and an average 

monthly rent of $800. This income bracket represents much of the “missing middle” housing development product, 

considered to be in the highest demand among young professionals and workforce populations, but also in the smallest 

supply due to a lack of supportive funding availability, land and development costs, etc.  The PC-WHP is encouraged to 

work with Phillips County Communities in developing new and/or enhancing existing land use plans and codes and 

ordinances to advance the development of housing in this price range, as well as creating a grassroots-level housing 

development/rehabilitation program, including purchase-rehab-resale or re-rent activities of existing housing. 




